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Introduction 

Client Instructions to Appraisers 
 

 Appraise all properties in each Commercial Real Property Appraisal Region by the date specified in 

the approved Snohomish County revaluation calendar. 

 

 The appraisals are to be compliant with Washington State Law (RCW), Washington State 

Administrative Code (WAC), Washington State Department of Revenue (DOR) guidelines, 

International Association of Assessing Officers (IAAO) Standard on Ratio Studies (April 2013 

edition), IAAO standard on Mass Appraisal of Real Property and the Uniform Standards of 

Professional Appraisal Standards (USPAP) Standard 6: Mass Appraisal, Development and Reporting. 

 

 The appraisals are to be performed using industry standard mass appraisal techniques 

 

 Physical inspections must comply with the 2010 – 2015 assessment year revaluation plan approved 

by the Washington State Department of Revenue June 10, 2009.  Physical inspections will at a 

minimum be a curbside visit and review of the property characteristics. 

 

 An effort should be made to inspect and review all 'qualified' sales that occurred in the year prior to 

the assessment date.  At a minimum, those qualified sales determined to be 'outliers' should be 

examined, or in lieu of examination, a mailed sale questionnaire, or by an internet review performed 

using real estate related websites. 

 

 A written mass appraisal report that is compliant with USPAP Standard 6 must be completed for the 

Snohomish County Commercial Real Property Division.  

 

 The intended use of the appraisals and subsequent report is for the administration of ad valorem 

property appraisals. 

 

 The intended users include the Assessor (Client), the Snohomish County Board of Equalization, the 

Washington State Board of Tax Appeals and the Washington State Department of Revenue. 
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Snohomish County Location Map 
 

 



Snohomish County Assessor's Office 

Commercial Division Real Property Appraisal: 

Countywide 

 

Summary 

 

5 

 

Client Identification 
This Commercial Division Real Property mass appraisal report was prepared for the Snohomish County 

Assessor as per the client's instructions. 

 

Intended User(s) 
Intended users are the Snohomish County Assessor, the Snohomish County Board of Equalization, or the 

Washington State Board of Tax Appeals and the Washington State Department of Revenue.  No other users 

are intended or implied. 

 

Use of This Report 
The use of this report, its analysis and conclusions, is limited to the administration of appraisals for property 

tax purposes in accordance with Washington State law and administrative code.  The information and 

conclusions contained in this report cannot be relied upon for any other purpose. 

 

 

Assumptions and Limiting Conditions 
1. This revaluation is a mass appraisal assignment resulting in conclusions of market value for ad valorem tax 

purposes and no one should rely on this study for any other purpose.  The opinion of value on any parcel is 

not applicable for any use other than ad valorem taxation. 

 

2. This is a retrospective analysis with an assumed data cut-off date as of the appraisal date specified in this 

report. 

 

3. Properties are appraised as if free and clear of any and all liens or encumbrances unless otherwise stated. 

 

4. An attempt to separate personal property from the real estate in this appraisal has been made. 

5. Items which are considered to be “typical finish” and generally included in a real property transfer, but are 

legally considered leasehold improvements are included in the valuation unless otherwise noted. 

 

6. The movable equipment or fixtures have not been appraised as part of the real estate.  The identifiable 

permanently fixed equipment has been appraised in accordance with RCW 84.04.090 and WAC 458-12-010. 

 

7. Responsible ownership and competent property management are assumed. 

 

8. It is assumed that there are no hidden conditions of the property, subsoil or structures that render it more or 

less valuable unless specifically noted in the property system database. 

 

9. The appraiser is not qualified to detect the existence of potentially hazardous material which may or may not 

be present on or near the property.  The existence of such substances may have an effect on the value of the 

property.  It is assumed that there are no hazardous materials affecting the value of the property, unless 

specifically identified in the property system database. 
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10. It is assumed that there is full compliance with all applicable federal, state and local environmental 

regulations and laws unless noncompliance has been noted in the property system database. 

 

11. It is assumed that all applicable zoning and use regulations and restrictions have been complied with, unless 

otherwise noted in the property system database. 

 

12. It is assumed that all required licenses, permits, certificates, consents, easements or other legislative or 

administrative authority from any local, state or national government or private entity or organization have 

been or can be obtained or renewed for any use on which the value estimate is based, unless otherwise noted 

in the property system database. 

 

13. It is assumed that there are no adverse easements, encroachments, restrictions, encumbrances, leases, 

reservations, covenants, contracts, declarations, special assessments, ordinances or other items of similar 

nature significantly affecting the value of the property, unless otherwise noted in the property system 

database. 

 

14. No responsibility is assumed for matters pertaining to legal or title considerations. 

 

15. Fiscal constraints may impact data completeness and accuracy, valuation methods and valuation accuracy. 

 

16. The Assessor’s records are assumed to be correct for the properties appraised. 

 

17. Sales utilized from outside of County boundaries is a generally accepted industry standard when market sale 

samples are limited. 

 

18. Sales utilized are assumed to be “arm’s-length” market transactions based on initial validation review.  

 

19. A secondary review of sales was conducted.  Property characteristics, income data, and sales conditions are 

reviewed to the extent they were available. 

 

20. Properties are assumed to be buildable unless otherwise noted in the property system database. 

 

21. It is assumed that the property is unaffected by “sensitive or critical areas” regulations (federal, state or local) 

unless otherwise noted in the property system database. 

 

22. Maps, aerials, and drawings may be included to assist the intended user in visualizing the property; however, 

no responsibility is assumed as to their exactness. 

 

23. The value conclusions contained in this report apply to the properties appraised
1
 only and are valid only for 

assessment purposes. 

 

24. It is assumed that 'exposure time' for the properties appraised are typical for their market areas. 

 

                                                 
1
 Snohomish County Assessor’s Office, Commercial Division Real Property Appraisal Report, Appraisal date January 1, 2015 for 

2016 property tax, Page 8, Properties Appraised. 
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25. It is assumed that the legal descriptions stored in the Assessor's property system database for the properties 

appraised are correct.  No survey or search of title of the properties has been made for this report and no 

responsibility for legal matters is assumed. 

26. Income valuation models, when employed, were calculated in accordance with generally accepted appraisal 

industry standards and reviewed subsequently for market calibration in relation to sales.  

 

27. Sales Comparison valuation models, when employed, are based on Department of Revenue valid sales, as 

well as appraiser research in accordance to generally accepted appraisal standards and reviewed for market 

calibration in relation to sales. 

 

28. Cost valuation models, when employed, are derived by third party cost handbooks and CAMA vendor 

specifications and reviewed subsequently for market calibration in relation to sales. 

 

29. Sales discovered outside of Snohomish County may or may not be used for valuation determination but not 

used in statistical performance reporting. 

 

30. Exterior inspections were made of all properties in the physical inspection areas per the revaluation plan 

approved by the Washington State Department of Revenue dated Jun 10, 2009.  Due to lack of staff, time and 

access, most properties did not receive 'walk around' inspections nor did most improved properties receive 

interior inspections.   

 

 

Jurisdictional Exception 
The mass appraisal must be completed within the time constraints set by statute and with the work force and 

financial resources available.  As these constraints limit the scope of work performed for the mass appraisal, 

limiting the ability to fully comply with USPAP Standards 6, the Jurisdictional Exception as provided for in 

Standard 6 is invoked. 

 

 

Date of Appraisal 
 

The appraisal date for properties other than new construction is January 1st, 2015
2
 

 

 

The appraisal date for new construction properties is July 31st, 2015
3
 

 
 

 

 

                                                 
2
 RCW 84.40.020   

3
 RCW 36.21.080 
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Properties Appraised 
Member Parcels Commercial Real Property Appraisal Division:  

Includes property use groups: Residential; Commercial Condominiums; Transportation, Communication, 

Utilities; Manufacturing; Trades; Services; Cultural, Entertainment, Recreational; Resource Production and 

Extraction; Undeveloped land and Water Areas.  

 

Commercial appraisal real property benchmarks are identified with a (7) digit number.  The first digit 

identifies the real property department responsibility.  Property benchmarks having a first digit of (5) or (6) 

are the responsibility of the Commercial Real Property Appraisal Division and are the member parcels 

addressed in this report.  The second digit identifies the inspection year of the approved revaluation plan.  

Properties located in the Commercial Appraisal Real Property Division having an inspection year digit of (6), 

were physically inspected for the appraisal period covered in the report. 

 

All properties assigned to the Commercial Real Property Appraisal Division are reassessed annually, having 

one-sixth of the properties meeting the physical inspection requirement per Department of Revenue approved 

revaluation plan. 

 

Property Rights Appraised – Fee Simple 

“Fee Simple Title indicates ownership that is absolute and subject to no limitation other than eminent domain, 

police power, escheat and taxation.”
4
 

 

Type of Value – Defined 
Market Value 

The basis of all assessments is the true and fair market value of property. True and fair market value…
5
 or 

[the] amount of money a buyer is willing, but not obligated to buy, would pay for it to a seller, willing but not 

obligated, to sell.  

 

In arriving at a determination of such value, the assessing officer can consider only those factors that can 

within reason be said to affect the price in negotiations between a willing purchaser and willing seller, and he 

must consider all such factors.
6
 

 

Aggregate Value:  

"Assessed value of property" shall be held and construed to mean the aggregate valuation of the property 

subject to taxation….”
7
 

                                                 
4
 International Association of Assessing Officers, Glossary for Property Appraisal and Assessment, (Chicago.  IAAO 1997. 

5
 Spokane etc. R. Company v. Spokane County, 75 Wash. 72 (1913); Mason County Overtaxed, Inc. v. Mason County, 62d 

(1963); AGO 57-58, No. 2, 1/8/57; AGO 65-66, No. 65 12/31/65 
6
 AGO 65.66. No. 65, 12/31/65 

7
 RCW chapter 84.04.030, & .090 - .030  
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Scope of Work 
Sales Review: Real estate transactions are initially reviewed and coded by the Assessor’s office staff.  The 

transactions are reviewed for ownership and legal description and then entered into Ascend
8
 if correct.  They 

are then coded with deed type based on Washington State Department of Revenue guidelines and entered into 

ProVal®
9
 if correct.  Those transactions coded “W” (Warranty Deed), “WP” (Special Warranty Deed), “R” 

Real Estate Contract and “BS” Bargain and Sale Deed are further reviewed by the appraisal department.  “X” 

(other types of deeds) are reviewed when associated with Manufactured homes.  QC (Quit Claim deeds) are 

reviewed if the improvements are located on tribal property. They are further coded with a local ratio code 

which identifies transaction type.  Most common are Q – (qualified), Z or ZM– (together with other property), 

V – (Forced Sale), I – (Exempt) and 8 – (Bank to Bank). 
 

The appraisal department reviews the transactions to determine if they are arm’s length market transactions.  

Transactions to banks, financial institutions, and government or quasi-government agencies are not 

considered arm’s length.   
 

Sale reviews generally consist of an appraiser conducting a site visit, attempting to make contact with the 

owner (buyer) and verifying the information both at the time of sale, and currently.   Online research is also 

conducted to the extent available. 
 

The data used in this report was abstracted at a specific time.  

 

Model Specification & Data Requirements 
Model Specification 

Time constraints, staffing level and lack of funding preclude the investigation of value models other than the 

following: 
 

 Sales-adjusted cost approach where the base model is specified by ProVal®.  The ProVal® cost 

model is a derivative of the Marshall & Swift® valuation service cost approach.  This approach is 

often referred to by ProVal® as a Market Calibrated Stratified Cost Approach.
10

 
 

 Sales Comparison Approach based valuation model specified from qualified market sales for 

determination of units of comparison such as but not limited to $/Square Foot and $/Unit. 
 

 Income Approach based valuation model is specified by the assemblage of income information 

collected from actual rent rolls or profit loss statements, market sales, professional publications and 

national data resources. 
 

All approaches to value are modeled for fairness and equitable assessment and reviewed subsequently for 

market   calibration in relation to sales. 

                                                 
8
 Manatron Ascend™ is a Windows®-based assessment administration, tax billing and collection system. 

9
 Proval® is property appraisal and valuation software used by the Assessor’s office to record and access property records, and is 

a registered trademark of Thomson Reuters. 
10

 ProVal® is a licensed re-distributor of the Marshall & Swift® cost data.  Snohomish County is a licensed user of the Marshall 

& Swift® cost data. 
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Data Requirements 

The data requirements for the ProVal® specified Market Calibrated Stratified Cost Approach reside in the 

ProVal® database and are maintained by Assessor staff. 

 

The data requirements for the Income and Sales Comparison approaches are maintained in spreadsheet and /or 

word documents and maintained by Assessor staff. 

 

Data Collection 

The appraisal staff relies on a number of tools to collect and verify property characteristics including: 

 

 Physical Inspection of Properties 

 CoStar 

 Dupre and Scott 

 Puget Sound Business Journal 

 Blueprints 

 Real Estate Flyers & Brochures 

 Real Estate Web Sites 

 Snohomish County Health District  

 Maps, including, but not limited to: 

o Aerial photos 

o Topographic Maps 

o Wetland and STREAM Maps 

o Easement Maps 

o Utility Maps 

o Zoning Maps 

o Comprehensive Plan Maps 

o Urban Growth Area (UGA) Maps 

o SASMAP
11

  

o Any map that conveys property characteristic data 

 

Property characteristic data is maintained or updated annually from various maps, through sale reviews and 

property re-inspections per the approved revaluation plan.  Property characteristics may also be verified and 

updated by re-inspection of a property in the course of perfecting the Assessor's answer to an appeal, or in 

response to a value review initiated by a taxpayer. 

 

Data is captured in the Assessor's Property System Database/ProVal®. 

 

Sale review notes are contained in the analysis spreadsheets and in the Assessor's Property System 

Database/ProVal®. 

 

                                                 
11

 SASMAP is a mapping application created and maintained by the Assessor’s Office Geographic Information System (GIS) 

Department. 
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Model Chosen 

Appraisers develop an opinion of property value with specific appraisal procedures that reflect three distinct 

methods of data analysis: 

 

 Sales Comparison Approach – Used when a number of similar properties have recently been sold in 

the subjects market area. 

 

 Income Capitalization Approach - Used when qualitative and quantitative date is available for 

determining present value of the anticipated benefits of a property 

 

 Cost Approach – Typically used as the basis when employing cost to market calibration.  This 

approach is often used for new or nearly new improvements and properties that are not frequently 

exchanged in the market. 

 

The method employed depends on the type of property, the intended use of the appraisal, the applicable scope 

of work, and the quality and quantity of data available for analysis.  All three approaches are applicable to 

many appraisal problems, but one or more of the approaches may have greater significance.  The appraiser 

chooses which approach(s) is deemed the most reliable method for valuation reconciliation. 

 

 

Value Model Calibration 

The standards applied are those published by the International Association of Assessing Officers (IAAO), 

April 2013.  The level of appraisal is set by the Revised Code of Washington (RCW). 

 

Our CAMA vendor provided an updated cost table in 2014.  That table was applied and tested by the CAMA 

department.  The results were further reviewed by the Commercial Real Property Division.  

 

All valuation models were adjusted until the ratio studies produced acceptable performance statistics for both 

level of assessment and uniformity (see tables later in this document).  Base cost model adjustments include 

adjusting the base rate cost tables and setting the base house/building type model, application of improvement 

modifiers, and modifications to depreciation tables. Income models were attuned by adjusting rent and lease 

rates, vacancy and collection loss, operating expenses or capitalization rates. Sales comparison models were 

attuned by adjusting emphasis on determined elements of comparison. 

 

Land values derived from sales comparison of vacant land sales, tear down improved sales, and land residuals 

from improved sales.  Lump sum or percentage land factor adjustments are applied when deemed appropriate.  
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Value Conclusion(s) 

The ratio analysis was done in Excel®, IBM® SPSS® Statistics
12

, and a statistical analysis tool provided by 

Alan Dornfest.
13

   “Member” properties are stratified by jurisdiction, school district and category.  

Performance statistics are then generated, including:  Mean Ratio and Median Ratio (Assessment Level), 

Price Related Differential (PRD), Price Related Bias (PRB) and Coefficient of Dispersion (COD). 

  

‘Residential members” and “Commercial members” were reviewed for countywide uniformity between both 

populations using measures of central tendency. 

 

Highest and Best Use 
This mass appraisal relies on the determinations of Highest and Best Use made by the Assessor's appraisal 

staff as part of Physical Inspection or Sale Reviews. 

 

RCW 84.40.030 

“All property shall be valued at one hundred percent of its true and fair value in money and assessed on the 

same basis unless specifically provided otherwise by law… 

 

(1) “…The appraisal shall be consistent with the comprehensive land use plan, development regulations 

under chapter 36.70A RCW, zoning and any other governmental policies or practices in effect at the time of 

the appraisal that affect the use of property as well as physical and environmental influences.  An assessment 

may not be determined by a method that assumes a land usage or highest and best use not permitted, for that 

property being appraised, under existing zoning or land use planning ordinances or statutes or other 

government restrictions….” 

 

WAC 458-07-030 (3) True and fair value -- Highest and best use. 

“Unless specifically provided otherwise by statute, all property shall be valued on the basis of its highest and 

best use for assessment purposes. Highest and best use is the most profitable, likely use to which a property 

can be put. It is the use which will yield the highest return on the owner's investment. Any reasonable use to 

which the property may be put may be taken into consideration and if it is peculiarly adapted to some 

particular use, that fact may be taken into consideration. Uses that are within the realm of possibility, but not 

reasonably probable of occurrence, shall not be considered in valuing property at its highest and best use.” 

 

 

Current Use Properties 

The appraised values of parcels in a 'current use' or 'designated forest' category are set according to RCW and 

WAC, not on Highest and Best Use. 

 

 

                                                 
12

 Previously known as PASW Statistics or SPSS®. 
13

 Alan Dornfest, Idaho State Tax Commission, https://tax.idaho.gov/i-1015.cfm 



Snohomish County Assessor's Office 

Commercial Division Real Property Appraisal: 

Countywide 

 

Summary 

 

13 

 

Appraisal Level and Uniformity 
 

The standard used for appraisal level and uniformity is set by Washington State Law
14

 and the International 

Association of Assessing Officers (IAAO) Standard on Ratio Studies.
15

 

 

Appraisal Performance  
 

Mass Appraisal Reports – Sales 

Sales meeting the following criteria are included in the ratio analysis: 

 

Sales within the Date Range of: 01/01/2014 – 12/31/2014 

 

In a letter dated June 30, 2009, the Washington State Department of Revenue instructed the Snohomish 

County Assessor to assume Short Sales and Bank Sales were qualified sales, unless the appraiser could 

determine they were invalid due to another reason, such as sales between family members, resulting from 

divorce or probate, and others.  Auction sales are not included. 

 

Short Sales and Bank transactions were not considered a significant portion of the market and therefore were 

not included in the ratio analysis. 

 

Transfers by Special Warranty Deed, by Bargain and Sale Deed, and by 1031 Exchange that were 

investigated and determined to meet the definition of an open market transaction were included. Bulk 

Portfolio transactions were not included in the ratio analysis as the individual sales prices are arbitrarily 

assigned.  

 

Based on Washington State Department of Revenue Ratio Procedures Manual – April 1997, the following 

sales were excluded from the ratio analysis: 

 

 Outliers - Sale ratios below 0.25 or greater than 1.75. 

 Sale prices that are less than $1,000. 

 

In letters dated May 2, 2011 and May 18, 2011, the Washington State Department of Revenue instructed the 

Washington Assessors that Special Warranty Deed and Bargain and Sale Deed sales would no longer be 

automatically considered invalid.  Special Warranty Deed and Bargain and Sale Deed sales which 

demonstrate the characteristics of a market transaction can be included in the valuation process and in the 

state ratio study.
16

    

 

 

 

                                                 
14

 RCW 84.40.030 – “All property shall be valued at one hundred percent of its true and fair market value…” 
15

 IAAO – Standard on Ratio Studies, approved April 2013, Part 1, Chapter  9, table 1-3, segment 9.1, and sub segment 9.2.7 
16

 Please refer to WAC 458-53-135(6) for statutory authority. 
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Some of the criteria used in determining if a sale should be used in the valuation process are: 

 

 Was the property listed on the open market? 

 Does the sale reflect the market (or a significant portion)? 

 Are there factors affecting the sale price, such as bank motivations and pricing? 

 Can the condition of the improvements at the time of sale be verified? 

 

 

Additional Sales Excluded 

 Sales where the prior year’s appraised value did not include an improvement value but the sale price 

included improvements, such as new construction that has not yet been appraised for the current 

assessment year. 

 

 Sales that included an appraised improvement value that was subsequently torn down or moved, and 

the current appraised value does not include any improvement value. 

 

 Sales, which meet the DOR ratio study standard, but which investigation reveal to be non-market 

transactions. 

 

Additional Properties Excluded 

 Parcels that did not exist for the prior assessment year but exist for the current assessment year, such 

as new plats, short plats, condominiums, and others.   

 

 Properties having a total value assessment of $0.00 have been excluded. 

 

 Permanent Improvements on Tribal Trust Land. 

 

 

Reconciliation  
This Mass appraisal report is a ‘post-revaluation report card’ on the performance of the valuation model(s) 

used. It is not a fully self-contained appraisal but rather a summary of the performance of the model for the 

geographic area(s) identified in the report.  The summary statistics apply to the population of sales used as a 

whole are not appropriate to apply to any specific property. 

 

For example, this report may show that on the average property values increased or decreased x%. This 

cannot be construed to mean that all property values increased or decreased x%.  While property values in a 

general geographic area may on the average change by x%, individual properties may increase or decrease at 

greater or lesser amounts due to changes in property characteristics or localized market factors that do not 

affect the broader geographic area that this report covers. 
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Population Data and Analysis reconciliation: 

Valuation Change Summary(s) 

The summary of Value Change table below reflects the aggregate change in value for ALL parcels that 

existed in the study area at the time the study was conducted.  Value Change and Percent (%) Change 

includes the value for new parcels that were created and assessed for the first time in the current assessment 

year that did not exist in the prior assessment year. 

 

 
 

JURISDICTION TYPE

2014                        

TOTAL VALUE

2015                       

TOTAL VALUE VALUE CHANGE % CHANGE

PC 1,170 1,170

L 563,653,233$       564,473,600$       820,367$               0.15%

I 573,911,067$       606,659,100$       32,748,033$          5.71%

T 1,137,564,300$    1,171,132,700$    33,568,400$          2.95%

PC 721 721

L 456,446,600$       494,243,000$       37,796,400$          8.28%

I 901,790,100$       956,453,900$       54,663,800$          6.06%

T 1,358,236,700$    1,450,696,900$    92,460,200$          6.81%

PC 9 9

L 6,617,500$            6,873,500$            256,000$               3.87%

I 4,198,100$            4,492,300$            294,200$               7.01%

T 10,815,600$          11,365,800$          550,200$               5.09%

PC 243 243

L 7,501,031$            7,486,400$            (14,631)$                -0.20%

I 16,002,469$          21,916,300$          5,913,831$            36.96%

T 23,503,500$          29,402,700$          5,899,200$            25.10%

PC 4,495 4,495

L 812,850,500$       878,150,700$       65,300,200$          8.03%

I 1,366,271,900$    1,491,111,900$    124,840,000$       9.14%

T 2,179,122,400$    2,369,262,600$    190,140,200$       8.73%

PC 9,715 9,715

L 2,736,356,625$    2,796,988,800$    60,632,175$          2.22%

I 5,658,914,275$    6,059,485,880$    400,571,605$       7.08%

T 8,395,270,900$    8,856,474,680$    461,203,780$       5.49%

PC = Parcel Count      L= Land      I = Improvement      T = Total

EVERETT

EDMONDS

DARRINGTON

VALUE CHANGE SUMMARY TABLE - JURISDICTION

BRIER

BOTHELL

ARLINGTON
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JURISDICTION TYPE

2014                        

TOTAL VALUE

2015                       

TOTAL VALUE VALUE CHANGE % CHANGE

PC 127 127

L 6,696,968$            7,058,800$            361,832$               5.40%

I 19,490,932$          20,536,000$          1,045,068$            5.36%

T 26,187,900$          27,594,800$          1,406,900$            5.37%

PC 290 290

L 37,518,100$          38,444,500$          926,400$               2.47%

I 63,922,000$          66,601,400$          2,679,400$            4.19%

T 101,440,100$       105,045,900$       3,605,800$            3.55%

PC 12 12

L 335,900$               335,900$               -$                        0.00%

I 1,479,700$            1,502,900$            23,200$                  1.57%

T 1,815,600$            1,838,800$            23,200$                  1.28%

PC 1,095 1,095

L 148,625,400$       150,316,800$       1,691,400$            1.14%

I 282,694,900$       302,506,600$       19,811,700$          7.01%

T 431,320,300$       452,823,400$       21,503,100$          4.99%

PC 3,047 3,047

L 1,099,746,900$    1,119,695,100$    19,948,200$          1.81%

I 1,824,952,500$    1,970,550,200$    145,597,700$       7.98%

T 2,924,699,400$    3,090,245,300$    165,545,900$       5.66%

PC 2,388 2,388

L 762,707,200$       759,634,500$       (3,072,700)$           -0.40%

I 876,188,000$       927,791,940$       51,603,940$          5.89%

T 1,638,895,200$    1,687,426,440$    48,531,240$          2.96%

PC 1,181 1,181

L 309,399,500$       320,839,600$       11,440,100$          3.70%

I 611,571,600$       659,359,100$       47,787,500$          7.81%

T 920,971,100$       980,198,700$       59,227,600$          6.43%

PC 1,349 1,349

L 339,409,600$       342,590,500$       3,180,900$            0.94%

I 612,161,700$       646,733,940$       34,572,240$          5.65%

T 951,571,300$       989,324,440$       37,753,140$          3.97%

VALUE CHANGE SUMMARY TABLE - JURISDICTION Cont.

PC = Parcel Count      L= Land      I = Improvement      T = Total

MONROE

MILL CREEK

MARYSVILLE

LYNNWOOD

LAKE STEVENS

INDEX

GRANITE FALLS

GOLD BAR
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PC 1,713 1,713

L 248,673,400$       285,698,500$       37,025,100$          14.89%

I 587,960,800$       638,065,900$       50,105,100$          8.52%

T 836,634,200$       923,764,400$       87,130,200$          10.41%

PC 2,234 2,234

L 440,842,900$       448,121,500$       7,278,600$            1.65%

I 896,853,000$       957,078,300$       60,225,300$          6.72%

T 1,337,695,900$    1,405,199,800$    67,503,900$          5.05%

PC 1,115 1,115

L 210,860,700$       217,741,000$       6,880,300$            3.26%

I 387,335,400$       409,280,600$       21,945,200$          5.67%

T 598,196,100$       627,021,600$       28,825,500$          4.82%

PC 633 633

L 93,003,400$          92,753,300$          (250,100)$              -0.27%

I 208,526,700$       215,266,400$       6,739,700$            3.23%

T 301,530,100$       308,019,700$       6,489,600$            2.15%

PC 378 378

L 31,792,218$          33,122,200$          1,329,982$            4.18%

I 62,454,483$          64,055,200$          1,600,717$            2.56%

T 94,246,701$          97,177,400$          2,930,699$            3.11%

PC 9,389 9,389

L 2,263,764,600$    2,355,883,900$    92,119,300$          4.07%

I 3,447,716,700$    3,756,903,400$    309,186,700$       8.97%

T 5,711,481,300$    6,112,787,300$    401,306,000$       7.03%

PC 5 5

L 185,100$               185,100$               -$                        0.00%

I -$                        -$                        -$                        0.00%

T 185,100$               185,100$               -$                        0.00%

PC 41,309 41,309

L 10,576,987,375$  10,920,637,200$  343,649,825$       3.25%

I 18,404,396,326$  19,776,351,260$  1,371,954,934$    7.45%

T 28,981,383,701$  30,696,988,460$  1,715,604,759$    5.92%

PC = Parcel Count      L= Land      I = Improvement      T = Total

VALUE CHANGE SUMMARY TABLE - JURISDICTION Cont.

TOTAL

WOODWAY

UNICORPORATED

SULTAN

SNOHOMISH

MUKILTEO

STANWOOD

MOUNTLAKE TERRACE
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SCHOOL DISTRICT TYPE

2014                        

TOTAL VALUE

2015                       

TOTAL VALUE VALUE CHANGE % CHANGE

PC 1,043 1,043

L 457,292,733$       458,340,300$       1,047,567$            0.23%

I 410,765,367$       440,125,100$       29,359,733$          7.15%

T 868,058,100$       898,465,400$       30,407,300$          3.50%

PC 253 253

L 7,844,831$            7,852,400$            7,569$                    0.10%

I 17,016,869$          22,920,700$          5,903,831$            34.69%

T 24,861,700$          30,773,100$          5,911,400$            23.78%

PC 12,267 12,267

L 2,688,573,800$    2,845,098,400$    156,524,600$       5.82%

I 4,873,912,500$    5,307,535,700$    433,623,200$       8.90%

T 7,562,486,300$    8,152,634,100$    590,147,800$       7.80%

PC 9,578 9,578

L 2,126,919,125$    2,198,320,200$    71,401,075$          3.36%

I 4,254,592,175$    4,550,592,360$    296,000,185$       6.96%

T 6,381,511,300$    6,748,912,560$    367,401,260$       5.76%

PC 304 304

L 39,328,100$          40,266,700$          938,600$               2.39%

I 67,205,600$          70,023,700$          2,818,100$            4.19%

T 106,533,700$       110,290,400$       3,756,700$            3.53%

PC 17 17

L 498,600$               498,600$               -$                        0.00%

I 1,773,700$            1,804,500$            30,800$                  1.74%

T 2,272,300$            2,303,100$            30,800$                  1.36%

PC 1,174 1,174

L 160,740,600$       164,689,300$       3,948,700$            2.46%

I 297,643,800$       318,154,800$       20,511,000$          6.89%

T 458,384,400$       482,844,100$       24,459,700$          5.34%

PC 395 395

L 262,668,100$       263,640,800$       972,700$               0.37%

I 337,427,200$       350,353,000$       12,925,800$          3.83%

T 600,095,300$       613,993,800$       13,898,500$          2.32%

PC = Parcel Count      L= Land      I = Improvement      T = Total

VALUE CHANGE SUMMARY TABLE - SCHOOL DISTRICT

ARLINGTON

DARRINGTON

EDMONDS

EVERETT

GRANITE FALLS

INDEX

LAKE STEVENS

LAKEWOOD
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SCHOOL DISTRICT TYPE

2014                        

TOTAL VALUE

2015                       

TOTAL VALUE VALUE CHANGE % CHANGE

 PC  2,247.00                 2,247.00                 

L 783,347,400$       777,893,900$       (5,453,500)$           -0.70%

I 813,844,800$       840,067,240$       26,222,440$          3.22%

T 1,597,192,200$    1,617,961,140$    20,768,940$          1.30%

PC 1,561 1,561

L 495,188,100$       510,135,900$       14,947,800$          3.02%

I 694,392,400$       734,500,240$       40,107,840$          5.78%

T 1,189,580,500$    1,244,636,140$    55,055,640$          4.63%

PC 8,159 8,159

L 2,422,059,000$    2,460,184,900$    38,125,900$          1.57%

I 4,498,161,000$    4,863,268,120$    365,107,120$       8.12%

T 6,920,220,000$    7,323,453,020$    403,233,020$       5.83%

PC 1,443 1,443

L 692,594,600$       744,422,300$       51,827,700$          7.48%

I 1,298,631,300$    1,394,757,300$    96,126,000$          7.40%

T 1,991,225,900$    2,139,179,600$    147,953,700$       7.43%

PC 1,632 1,632

L 285,919,400$       298,922,700$       13,003,300$          4.55%

I 505,587,500$       536,085,300$       30,497,800$          6.03%

T 791,506,900$       835,008,000$       43,501,100$          5.50%

PC 680 680

L 110,943,200$       105,733,000$       (5,210,200)$           -4.70%

I 232,597,500$       242,118,500$       9,521,000$            4.09%

T 343,540,700$       347,851,500$       4,310,800$            1.25%

PC 556 556

L 43,069,786$          44,637,800$          1,568,014$            3.64%

I 100,844,615$       104,044,700$       3,200,085$            3.17%

T 143,914,401$       148,682,500$       4,768,099$            3.31%

PC 41,309 41,309

L 10,576,987,375$  10,920,637,200$  343,649,825$       3.25%

I 18,404,396,326$  19,776,351,260$  1,371,954,934$    7.45%

T 28,981,383,701$  30,696,988,460$  1,715,604,759$    5.92%

MARYSVILLE

PC = Parcel Count      L= Land      I = Improvement      T = Total

VALUE CHANGE SUMMARY TABLE - SCHOOL DISTRICT Cont.

NORTHSHORE

SNOHOMISH

STANWOOD-CAMANO

SULTAN

TOTAL

MUKILTEO

MONROE
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CATEGORY TYPE

2014                        

TOTAL VALUE

2015                       

TOTAL VALUE VALUE CHANGE % CHANGE

PC 1,368 1,368

L 1,093,928,300$    1,143,735,000$    49,806,700$       4.55%

I 3,937,661,000$    4,369,813,720$    432,152,720$     10.97%

T 5,031,589,300$    5,513,548,720$    481,959,420$     9.58%

PC 685 685

L 58,075,900$          58,941,800$          865,900$             1.49%

I 183,537,300$       191,265,800$       7,728,500$          4.21%

T 241,613,200$       250,207,600$       8,594,400$          3.56%

PC 20,993 20,993

L 759,059,600$       793,430,600$       34,371,000$       4.53%

I 2,568,256,600$    2,979,619,900$    411,363,300$     16.02%

T 3,327,316,200$    3,773,050,500$    445,734,300$     13.40%

PC 501 501

L 519,648,300$       451,258,500$       (68,389,800)$      -13.16%

I 348,890,100$       366,637,400$       17,747,300$       5.09%

T 868,538,400$       817,895,900$       (50,642,500)$      -5.83%

PC 92 92

L 75,672,600$          83,548,900$          7,876,300$          10.41%

I 300,334,400$       306,320,100$       5,985,700$          1.99%

T 376,007,000$       389,869,000$       13,862,000$       3.69%

PC 775 775

L 917,192,800$       945,198,000$       28,005,200$       3.05%

I 2,147,429,300$    2,302,049,300$    154,620,000$     7.20%

T 3,064,622,100$    3,247,247,300$    182,625,200$     5.96%

PC 1,584 1,584

L 202,814,200$       213,819,600$       11,005,400$       5.43%

I 290,027,400$       312,430,100$       22,402,700$       7.72%

T 492,841,600$       526,249,700$       33,408,100$       6.78%

PC 175 175

L 19,425,700$          20,319,400$          893,700$             4.60%

I 3,704,300$            4,391,700$            687,400$             18.56%

T 23,130,000$          24,711,100$          1,581,100$          6.84%

PC 209 209

L 271,528,900$       279,967,500$       8,438,600$          3.11%

I 113,131,201$       102,668,700$       (10,462,501)$      -9.25%

T 384,660,101$       382,636,200$       (2,023,901)$        -0.53%

PC 108 108

L 38,817,400$          40,752,600$          1,935,200$          4.99%

I 15,410,600$          15,997,700$          587,100$             3.81%

T 54,228,000$          56,750,300$          2,522,300$          4.65%

VALUE CHANGE SUMMARY TABLE - CATEGORY

APARTMENTS

COMMERCIAL CONDOMINIUMS

CONDOMINIUMS

CULTURAL/ENTERTAINMENT/       

RECREATION

HOTEL/MOTEL

MANUFACTURING

MULTI FAMILY 2 TO 4 UNITS

MANUFACTURED HOMES

MOBILE HOME PARKS

MISCELLANEOUS/OTHER

PC = Parcel Count      L= Land      I = Improvement      T = Total
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CATEGORY TYPE

2014                        

TOTAL VALUE

2015                       

TOTAL VALUE VALUE CHANGE % CHANGE

PC 81 81

L 73,234,300$          75,119,200$          1,884,900$          2.57%

I 338,070,700$       357,789,900$       19,719,200$       5.83%

T 411,305,000$       432,909,100$       21,604,100$       5.25%

PC 160 160

L 130,980,000$       135,567,400$       4,587,400$          3.50%

I 34,913,100$          36,801,400$          1,888,300$          5.41%

T 165,893,100$       172,368,800$       6,475,700$          3.90%

PC 2,988 2,988

L 1,914,275,811$    2,019,551,500$    105,275,689$     5.50%

I 2,615,987,189$    2,754,094,500$    138,107,311$     5.28%

T 4,530,263,000$    4,773,646,000$    243,383,000$     5.37%

PC 3,571 3,571

L 1,957,487,033$    2,034,967,800$    77,480,767$       3.96%

I 4,419,377,867$    4,552,890,840$    133,512,973$     3.02%

T 6,376,864,900$    6,587,858,640$    210,993,740$     3.31%

PC 3,806 3,806

L 522,149,831$       546,598,600$       24,448,769$       4.68%

I 286,041,369$       301,973,300$       15,931,931$       5.57%

T 808,191,200$       848,571,900$       40,380,700$       5.00%

PC 981 981

L 818,929,800$       839,552,300$       20,622,500$       2.52%

I 621,097,600$       631,541,200$       10,443,600$       1.68%

T 1,440,027,400$    1,471,093,500$    31,066,100$       2.16%

PC 3,031 3,031

L 1,071,386,300$    1,100,311,000$    28,924,700$       2.70%

I 22,433,900$          19,063,000$          (3,370,900)$        -15.03%

T 1,093,820,200$    1,119,374,000$    25,553,800$       2.34%

PC 201 201

L 132,380,600$       137,997,500$       5,616,900$          4.24%

I 158,092,400$       171,002,700$       12,910,300$       8.17%

T 290,473,000$       309,000,200$       18,527,200$       6.38%

PC 41,309 41,309

L 10,576,987,375$  10,920,637,200$  343,649,825$     3.25%

I 18,404,396,326$  19,776,351,260$  1,371,954,934$  7.45%

T 28,981,383,701$  30,696,988,460$  1,715,604,759$  5.92%

PC = Parcel Count      L= Land      I = Improvement      T = Total

WHOLESALE

TOTAL

RESOURCE PRODUCTION

AND EXTRACTION

RETAIL

SERVICES

SINGLE FAMILY DWELLINGS

TRANSPORTATION/COMMUNICATION/

UTILITIES

UNDEVELOPED LAND/

WATER AREAS

NURSING HOMES

VALUE CHANGE SUMMARY TABLE - CATEGORY Cont.
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Sales Data and Analysis reconciliation:
17

 

Model performance ratio(s) 

 

Pre-2015 Revaluation Market Analysis – Countywide 

 

 

 
 

 
 

                                                 
17

 The sales used in the preparation of this report are found in the file Mass Appraisal Report Sales File.   
 

Parcel Count: Sales 1,199

Mean 0.849

Median 0.833

Weighted Mean 0.776

Price Related Differential 1.094

Coefficient of Dispersion 0.142

Price Related Bias 0.001

Pre 2015 Ratio Statitistics 
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Post-2015 Revaluation Market Analysis – Countywide 

 

 

 
 

 

 
 

 

. 

 

Parcel Count: Sales 1,199

Mean 0.953

Median 0.949

Weighted Mean 0.906

Price Related Differential 1.052

Coefficient of Dispersion 0.077

Price Related Bias -0.006

Post 2015 Ratio Statistics
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POST-2015 REVALUATION MARKET ANALYSIS – Jurisdiction 

 

 

 
  

ARLINGTON 24 .908 .906 .801 .202 1.134 15%

BOTHELL 21 .932 .951 .927 .096 1.005 7%

DARRINGTON 2 .923 .923 .921 .018 1.001 1%

EDMONDS 177 .949 .948 .941 .103 1.008 8%

EVERETT 255 .968 .952 .905 .154 1.070 10%

GOLD BAR 3 .994 .999 .968 .042 1.027 3%

GRANITE FALLS 4 .989 .998 .983 .068 1.006 4%

LAKE STEVENS 21 .943 .943 .941 .037 1.002 3%

LYNNWOOD 93 .961 .959 .951 .086 1.011 6%

MARYSVILLE 37 .985 .975 .994 .088 .991 6%

MILL CREEK 55 .949 .951 .951 .065 .998 5%

MONROE 39 .956 .933 .945 .119 1.012 6%

MOUNTLAKE TERRACE 55 .958 .948 .955 .086 1.003 6%

MUKILTEO 64 .979 .964 .914 .085 1.072 7%

SNOHOMISH 42 .952 .961 .921 .102 1.033 8%

STANWOOD 11 .969 .942 .920 .139 1.054 9%

SULTAN 3 .925 .911 .937 .049 .987 3%

UNINCORPORATED 293 .934 .946 .876 .107 1.066 7%

Overall 1199 .953 .949 .906 .115 1.052 8%

Parcel 

Count: 

Sales

Post 2015 Ratio Statistics - Jurisdiction

JURISDICTION Mean Median

Weighted 

Mean

Std. 

Deviation

Price 

Related 

Differential

Coefficient 

of 

Dispersion
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POST-2015 REVALUATION MARKET ANALYSIS – School District 

 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

Arlington 21 .914 .902 .773 .234 1.182 17%

Darrington 2 .923 .923 .921 .018 1.001 1%

Edmonds 425 .950 .949 .926 .094 1.026 7%

Everett 270 .963 .950 .900 .130 1.069 8%

Granite Falls 5 .988 .997 .983 .059 1.005 4%

Lake Stevens 23 .937 .943 .931 .055 1.006 4%

Lakewood 7 .979 .974 .942 .107 1.040 8%

Marysville 37 .985 .975 .994 .088 .991 6%

Monroe 43 .953 .933 .932 .114 1.022 6%

Mukilteo 241 .946 .948 .887 .135 1.067 9%

Northshore 39 .961 .975 .929 .084 1.034 6%

Snohomish 69 .945 .951 .915 .088 1.033 6%

Stanwood-Camano 11 .969 .942 .920 .139 1.054 9%

Sultan 6 .960 .965 .948 .055 1.012 5%

Overall 1199 .953 .949 .906 .115 1.052 8%

Post 2015 Ratio Statistics - School District

SCHOOL DISTRICT Mean Median

Weighted 

Mean

Std. 

Deviation

Price 

Related 

Differential

Coefficient 

of 

Dispersion

Parcel 

Count: 

Sales
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POST-2015 REVALUATION MARKET ANALYSIS – Category 

 

 

 
 

 

Uniformity among Strata reconciliation: 

The mean assessment level for ‘Residential members” is 96.8 % and the mean assessment level for “Commercial 

members” is 95.3%   Using a 95 percent (two tailed) confidence interval the upper confidence limit for the level of 

residential property is 97.1% and the lower confidence limit for commercial property is 94.6%.  Snohomish County is 

in compliance with the Uniformity among strata requirement.  
 

 

Final Reconciliation: 
The total assessed value for the member parcels described in this report effective January 1

st
, 2015 for Tax 

year 2016 is:           $30,700,226,760 

Apartments 38 .955 .957 .882 .140 1.083 10%

Commercial Condos 10 .940 .944 .930 .208 1.011 16%

Condominium 789 .956 .951 .953 .090 1.003 6%

Cultural/Entertmt/Rec 5 .939 .921 .963 .044 .975 4%

Hotel/Motel 2 .992 .992 1.066 .178 .931 13%

Manufacturing 11 .905 .902 .918 .083 .986 6%

MFR 2 to 4 Units 61 .932 .929 .916 .106 1.018 8%

MHP 3 .980 1.000 .987 .083 .993 5%

Nursing Homes 8 .891 .902 .905 .120 .985 10%

Resource Prod/Extrct 2 .960 .960 .954 .040 1.006 3%

Retail 51 .926 .949 .867 .140 1.069 9%

Services 76 .966 .962 .962 .172 1.005 11%

Single Family Residence 105 .966 .935 .939 .148 1.028 10%

Transp/Comm/Util 3 .947 .987 .938 .079 1.010 5%

Undev Land/Wtr Areas 31 .928 .933 .928 .240 1.000 13%

Wholesale 4 .821 .833 .672 .164 1.222 16%

Overall 1199 .953 .949 .906 .115 1.052 8%

Parcel 

Count: 

Sales

Post 2015 Ratio Statistics - Category

CATEGORY Mean Median

Weighted 

Mean

Std. 

Deviation

Price 

Related 

Differential

Coefficient 

of 

Dispersion
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Certificate of Appraisal 
 

 The appraisers of the Snohomish County Assessor’s Office who contributed to this report (hereafter 

known as “the appraiser”) are, at minimum, accredited by the State of Washington Department of 

Revenue. By signing this report, the Snohomish County Assessor (or representative) certifies that the 

appraiser has the appropriate knowledge and experience to complete this Assessor's Report of the 

Mass Appraisal, with professional assistance disclosed if it was required. 

 

 To the best of the appraiser’s knowledge and belief, all statements and information in this report are 

true and correct, and the appraiser has not knowingly withheld any significant information. 

 

 The reported analyses, opinions and conclusions are limited only by the reported assumptions and 

limiting conditions, and is the appraiser’s personal, impartial and unbiased professional analysis, 

opinions and conclusions. 

 

 All employees of the Assessor’s Office have completed declarations listing all properties within 

Snohomish County in which they have a financial interest.  Those declarations are on file in the 

Assessor’s office. 

 

 The appraiser(s) has no present or prospective interest in the properties that are the subject of this 

report with the exception of the property listed below, and has no personal interest with respect to the 

parties involved.   

 

o 00372901000603 

 

 The appraiser’s engagement in this assignment was not contingent upon developing or reporting 

predetermined results. 

 

 The appraiser’s compensation for completing this assignment is not contingent upon the reporting of 

a predetermined value or direction in value that favors the cause of the client, the amount of the value 

opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly related 

to the intended use of this appraisal. 

 

 The appraiser’s analyses, opinions, and conclusions were developed and this report has been 

prepared, in conformity with the Uniform Standards of Professional Appraisal Practice (USPAP). 

 

 Inspections were performed by members of the Snohomish County Assessor's Office Commercial 

Real Property Division in accordance with the 2010 – 2015 revaluation plan approved by the 

Washington State Department of Revenue, June 10, 2009. 

 

 Assessor's Office mass appraisal is a team effort.  Significant participants in various tasks categories 

are listed below: 
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Commercial Real Property Division Valuation Team Members:  

  

Rodrick Radke, Commercial Division Manager 

Doug Knapp, Commercial Appraisal-Lead  

Lea Armstrong, Commercial Appraiser  

Sandi Bond, Commercial Appraiser  

Bruce Jones, Commercial Appraiser  

Rod Reed, Commercial Appraiser  

Quinten Schmit, Commercial Appraiser  

Jeff Schuab, Commercial Appraiser 

Richard Stangohr, Commercial Appraiser 

 

Other Support: 

Laura Washabaugh, Assessment Systems Division Supervisor 

John Moore, Property Assessment Program Analyst 

Patrick LeSesne – Systems Analyst 

  Mathew Crisler – GIS Supervisor 

 

 

 

Final Valuation and Ratio Review 

 

Rodrick Radke, Commercial Division Manager  

Cindy Portmann, Assessor 

Linda Hjelle, Chief Deputy Assessor 

 

 

 

Mass Appraisal Report Preparation 

 

Laura Washabaugh, Assessment Systems Division Supervisor – Data Extracts 

John Moore, Property Assessment Program Analyst – Data Extracts 

Patrick LeSesne, System Analyst – Data Extracts 

 

Rodrick Radke, Commercial Division Manager – Written report  

Quinten Schmit, Commercial Appraiser – IBM® SPSS® Statistics  

Jeff Schaub, Commercial Appaiser – Dornfest Statistical Analysis Tool 
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Certification 

The Snohomish County Assessor (or representative) certifies and agrees that: 

 

1.  I supervised the appraiser for this mass appraisal assignment, have read the appraisal report, and agree with 

the appraiser’s analysis, opinions, statements, conclusions, and the appraiser’s certification. 

 

2.  I accept full responsibility for the contents of this appraisal report including, but not limited to, the 

appraiser’s analysis, opinions, statements, conclusions, and the appraiser’s certification. 

 

3.  The appraiser identified in this mass appraisal report is an employee of the Snohomish County Assessor’s 

Office, is qualified to perform this mass appraisal, and is acceptable to perform this mass appraisal under the 

applicable state law. 

 

4.  This mass appraisal report complies with the Uniform Standards of Professional Appraisal Practice that were 

adopted and promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in 

place at the time this appraisal report was prepared. 

 

5.  If this mass appraisal report was transmitted as an “electronic record” containing my “electronic signature,” 

as those terms are defined in applicable federal and/or state laws (excluding audio and video recordings), or a 

facsimile transmission of this appraisal report containing a copy or representation of my signature, the 

appraisal report shall be as effective, enforceable and valid as if a paper version of this appraisal report were 

delivered containing my original hand written signature. 

 

 

 

 

 

  


